
 

CITY PLANNING COMMISSION 
STAFF REPORT 

September 14, 2020 
 

Special Permit 
 

Case Number:   1       Staff Reviewer: Anna Keller 
 
File Number:   E-03-20-21 
 
Case Type:   Special Permit 
 
Address:   327-341 and 347 Monroe Avenue 
 
Applicant:    Ray Trotta, The Holland Trotta Project 
 
Zoning District:  C-2 Community Center District 
 
Request: To construct a two-lane drive-through for a proposed restaurant (Burger King); an 

action requiring City Planning Commission approval.   
 
Code Section:   120-43G, 120-136 
 
Code Enforcement:  The subject property is not currently in code enforcement.  
 
Project Information 
The subject property is a 0.41 acre parcel located on the southwest corner of the intersection at Monroe Avenue and 
Alexander Street. The subject property currently contains a vacant 2,986 square foot building that was last occupied 
by the fast food franchise Arby’s. The applicant seeks to demolish the existing structure and construct: 1) a 1,400 
square foot building at the northeast corner of the parcel and 2) a 2,600 square foot building at the northwest corner 
of the parcel. The 2,600 square foot building is proposed to be restaurant, Burger King which will include a two-lane 
drive through. Additional site improvements include a 13 space parking lot, pedestrian accommodations from 
Alexander Street to the entrance, and a six foot high, board-on-board fence on top of the brick retaining wall along 
southern property line that abuts the R-2 Medium Density Residential District.  
 
For more project information, please reference the Amended Preliminary Site Plan Findings and Preliminary Site Plan 
Findings. Included as Attachment A is the amendment to the Preliminary Site Plan Findings (SP-19-18-19), dated 
September 3, 2002. Included as Attachment B is the Preliminary Site Plan Findings (SP-19-18-10), dated February 
28, 2020.  
 
Code Compliance 
Pursuant to 120-18H, a Special Permit is required to establish a drive-through in the C-2 district subject to the 
Additional Requirements for Specified Uses in 120-136. As outlined in the Amended Preliminary Site Plan Findings, 
the proposed project meets the requirements set forth in 120-136 and therefore no waivers from the Planning 
Commission are needed.  
 
Review Requirements for Special Permit Applications 
Pursuant to Section 120-192B of the Zoning Code, the Special Permit procedure is intended to provide a means to 
evaluate any use that is identified as having some special impact or uniqueness which requires a careful review of its 
location, design, configuration and special impact to determine the desirability of permitting its establishment on a 
particular site.   
 

A. Special Permit Standards.  A Special Permit use may or may not be appropriate in a particular location 
depending on a weighing in each case, of the public need and benefit against the local impact and effect with 
regard to the following five standards:  
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1. Whether it will be in harmony with the general purpose, goals, objectives, standards and 
implementation strategies of the Comprehensive Plan, this chapter and, where applicable, the 
Subdivision Code. 
 

2. Whether it will have a substantial or undue adverse effect upon adjacent property, the character of the 
neighborhood, traffic conditions, parking, utility facilities and other matters affecting the public health, 
safety and general welfare. 
 

3. Whether it will be constructed, arranged and operated so as not to dominate the immediate vicinity or 
to interfere with the development and use of neighboring properties in accordance with the applicable 
district regulations. 

 
4. Whether it will be served adequately by essential public facilities and services, such as highways, 

streets, parking spaces, police and fire protection, drainage structures, refuse disposal, water and 
sewers, and schools, or that the persons or agencies responsible for the establishment of the proposed 
use will provide adequately for such services. 

 
5. Whether it will result in the destruction, loss or damage of any natural, scenic, cultural or historic feature 

of significant importance. 
 
In determining whether the evidence establishes that the five standards have been met, the City Planning Commission 
may determine that an overriding public need mitigates certain impacts or effects of the proposed application and 
support approval. 
 
Included as Attachment C is the applicant’s explanation as to how their proposal conforms to each of the Special 
Permit Standards.  
  
SEQR/Chapter 48 Compliance  
In accordance with Article 8 of the New York State Conservation Law and Chapter 48 of the Rochester City Code, 
this project has been classified as an Unlisted Action. A Negative Declaration was issued by the Manager of Zoning 
on February 28, 2020 and a subsequent amendment was issued on September 3, 2020 indicating that the proposed 
action is one which will not have a significant adverse impact on the environment. 
 
Attachments 

A. Amended Preliminary Site Plan Findings (SP-19-18-19), dated September 3, 2020 
B. Preliminary Site Plan Findings (SP-19-18-19), dated February 28, 2020 
C. Special Permit Modification Request  
D. Special Permit Standards 
E. Application Cover Letter 
F. Project Information  
G. Site Plan 
H. Landscaping Plan  
I. Elevations and Floorplans  
J. Photographs of Existing Site Conditions 
K. Zoning Districts Map 
L. Aerial Map   
M. Public Comments (0) received as of 4:00 PM, September 3, 2020 

a. Written public comments received by 5:00 PM, September 11, 2020 will be provided to the Planning 
Commission 



































A. The proposed building or use will be in harmony with the general purpose, goals, 
objectives, standards and implementation strategies of the Comprehensive Plan, this 
chapter and, where applicable, the Subdivision Code. 
 
The proposed buildings will be a Burger King which is a quick service sit down/take out 
restaurant and a Retail Building.  As per the zoning code for the C-2 zoning district, 
restaurants and retail buildings are a permitted use.  Also the existing parcel has been 
used as a Arby’s restaurant facility for over 20 years that has closed within the last few 
months.  This being said, the intended use of the proposed buildings will be in harmony 
with the Comprehensive Plan.   
 
B. The proposed building or use will not have a substantial or undue adverse effect 
upon adjacent property, the character of the neighborhood, traffic conditions, 
parking, utility facilities and other matters affecting the public health, safety and 
general welfare. 
 
The property is currently being occupied by a quick service sit down/take out restaurant.  
Similar to this, the proposed use/building will be a quick service sit down/take out 
restaurant and a retail building.  Therefore, there is no substantial change/effect to the site 
and/or adjacent properties.   
 
There are also other quick service restaurants (with drive-thru's) already in place that are 
very close in proximity ( a block (McDonalds) or across the street (Dunkin Donuts) on 
either side) to the subject parcel.  In addition to this, there are many other retail buildings 
in close proximity to the site.  Therefore, the proposed building/use will not alter the 
general character of the neighborhood and surrounding areas. 
 
The proposed plan shows an updated parking layout and curb cuts/driveways allowing 
cars to access the site.  These improvements will improve traffic conditions and parking 
for the patrons visiting the site. 
 
The proposed plan also shows updated utilities which will in-turn improve the public 
health, safety and general welfare of the site. 
 
C. The proposed building or use will be constructed, arranged and operated so as 
not to dominate the immediate vicinity or to interfere with the development and use 
of neighboring properties in accordance with the applicable district regulations. 
 
The proposed buildings and site have been revised several times with each iteration 
trying to optimize the best layout/design to accommodate the building while allowing 
circulation around the building.  The proposed layout both benefits the site and tenant 
while not interfering with development and uses within the surrounding neighborhood.  
 
D. The proposed building or use will be served adequately by essential public 
facilities and services, such as highways, streets, parking spaces, police and fire 
protection, drainage structures, refuse disposal, water and sewers, and schools, or 



that the persons or agencies responsible for the establishment of the proposed 
building or use will provide adequately for such services.    
 
The proposed buildings and associated site layout improve the existing site by altering 
the existing parking layout and curb cuts by limiting the amount of driveways on site 
while still allowing optimal circulation and access to all patrons and any emergency 
vehicles that need to access the site.  Updated utilities and drainage design will also help 
improve the site and its needs. 
 
E. The proposed building or use will not result in the destruction, loss or damage of 
any natural, scenic, cultural or historic feature of significant importance.   
 
The proposed buildings and associated site layout will improve the overall aesthetic 
appeal of the subject parcel by adding additional green space and landscaping.  This will 
in-turn improve the overall natural and scenic quality of the site and surrounding 
neighborhood. 
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277 Alexander Street    Suite 210    Rochester  New York    14607    Ph 585.281.9897     

August 5, 2020 
 
 
Bureau of Planning and Zoning 
City Hall - Room 125B 
30 Church Street 
Rochester, NY 14614 
 
Burger King & Retail Building 
327-347 Monroe Avenue 
 
Dear City Officials: 
 
On behalf of our client, The Holland Trotta Project, we are pleased to submit the attached modified application 
of the previously approved site plan which now incorporates a 1,400 square foot building at the corner of 
Monroe Avenue and Alexander Street.  All of the other previously approved site design for the 2,600 square foot 
Burger King with drive-thru remains the same. This applications also requests the removal of the 3 year 
temporary approval status seeing how all conditions have been met with this amended application.   With this 
removal, financing can be secured and construction of the two proposed buildings can be completed.  We would 
also like to note that the two existing lots will be combined into one.  This will be done through administrative 
review.  The following further describes the existing and proposed site and the improvements that will be 
incorporated into it. 
 
The subject parcel that the new Burger King and Retail Building will occupy is located at 327 Monroe Avenue (S.B.L. 
# 121.49-2-25) on the corner Monroe Avenue and Alexander Street.  This parcel is 0.395 acres and is currently 
occupied by an Arby's quick service restaurant.  The adjoining parcel located at 347 Monroe Avenue (S.B.L. #121.49-
2-26) will also be used for the new Burger King and its associated drive-thru.  This parcel is 0.123 acres and is 
currently used as parking lot.  Both parcels are zoned C-2 (Community Center Zoning District).  
 
The new Burger King and Retail Building will utilize the existing curb cut(s) off of Monroe Avenue and Alexander 
Street.  The Burger King will have a drive-thru and all together, the two new buildings will have a total of 13 new 
parking spaces.  The developer will install new private utilities that will then connect to the existing utilities on and 
around the site.  These utilities include a new water service, a new sanitary lateral and a new storm water system.  
Additional site improvements include grading around the site, which will then help stormwater runoff.  Site 
beautification will also be improved through the installment of new landscaping.  Please refer to the attached site plans, 
floor plans, building elevations and site photos for your reference regarding these improvements. 
 
Please review these materials for completeness and notify us of any other items necessary to complete the application.  
We look forward to working with the City of Rochester to develop this project in 2020. 
 
You may contact me at 585-281-9897 with any questions. 
 
Regards, 
 
Fitzgerald Engineering, PLLC 

 
 
 

Robert Fitzgerald, P.E. 
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PROJECT INFORMATION 
 
PLEASE TYPE OR PRINT 
 

1. PROJECT ADDRESS(ES): _____________________________________________________________ 

 

2. APPLICANT: ___________________________ COMPANY NAME: __________________________  

 

ADDRESS: _____________________________ CITY: _______________ ZIP CODE: ___________ 

  

PHONE: _______________________________ FAX: _______________________________________ 

  

E-MAIL ADDRESS ____________________________________________________________________ 

 

INTEREST IN PROPERTY: Owner ______  Lessee  ______   Other __________ 

 

3. PLAN  PREPARER: ___________________________________________________________________ 

 

ADDRESS: ____________________________ CITY: _______________ ZIP CODE: ___________ 

  

PHONE: ______________________________ FAX: _______________________________________ 

 

4. ATTORNEY: _________________________________________________________________________ 

 

ADDRESS: ___________________________ CITY: _______________ ZIP CODE: ___________ 

  

PHONE: ____________________________ FAX: _______________________________________ 

E-MAIL ADDRESS ____________________________________________________________________ 

   

5. ZONING DISTRICT: ____________________ 

 

6. DETAILED PROJECT DESCRIPTION (additional information can be attached): ___________________ 

_________________________________________________________________________________________ 

_________________________________________________________________________________________ 

_________________________________________________________________________________________

_________________________________________________________________________________________ 

7. LENGTH OF TIME TO COMPLETE PROJECT (Attach schedule if phased:) __________________ 

 

APPLICANT: I certify that the information supplied on this application is complete and accurate, and that 

the project described, if approved, will be completed in accordance with the conditions and terms of that 

approval. 

 

SIGNATURE:____________________________________ DATE: _________________________________ 

 

OWNER (if other than above): I have read and familiarized myself with the contents of this application and 

do hereby consent to its submission and processing. 

327 & 347 Monroe Ave
Ray Trotta The Holland Trotta Project

277 Alexander Street Suite 210 Rochester 14607
585-703-6562 n/a

ray@htprojectsolutions.com
x

Robert Fitzgerald, P.E. of Fitzgerald Engineering
277 Alexander Street Suite 210 Rochester 14607

585-281-9897
n/a

C-2

Attached is the modified application of the previously approved site plan which now incorporates a 1,400 square foot building at the corner of Monroe

Avenue and Alexander Street. All of the other previously approved site design for the 2,600 square foot Burger King with drive-thru remains
the same. This applications also requests the removal of the 3 year temporary approval status. With this removal, financing can be
 secured and construction of the two proposed buildings can be completed. For additional information please refer to attached Letter of Intent.

18 Months

August 5, 2020
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